APPENDIX B
HILLSIDE AREA PLAN
Hillside Area Plan
1.

Amendment of General Plan pursuant to the approval of Measure B on November
7, 1989:

This part of the land use element sets forth guidelines which specifically address the
planning for the hillside area of the City. The hillside area is defined as all land within the
City limits lying northeast of Mission Boulevard. This Hillside Area Plan is subject to all
provisions of the general plan as well as the specific provisions of this part. In case of any
conflict with other provisions of the General Plan, the provisions of this part shall prevail.
A.
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Goals
1.

To establish a density limit for development which is based on a systematic
study of all relevant hillside factors, as identified in these goal statements,
in relation to all goals for the hillside area contained in this Hillside Area
Plan and the balance of the General Plan.

2.

To preserve the natural appearance of the hillside area to the maximum
extent possible by locating new development in areas not highly visible from
other locations within the city.

3.

To encourage the continuation of agricultural uses in the short run and also
in the longer term to the extent compatible with future development.

4.

To preserve the critical natural ecological systems so that plants and animals,
including endangered species, can continue to exist in abundance.

5.

To protect the vast watershed against erosion and for purposes of
groundwater recharge.

6.

To identify and preserve as feasible any archaeological, historical and
cultural resources.

7.

To provide for the safety of new development by preventing construction on
geologically unstable ground, in areas subject to flooding and areas of
extreme fire hazard.

8.

To provide for a continuous flow of open space which will provide vast open
areas, places for wildlife and an attendant public trail system.
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9.

To cluster development in those areas which are visually unobtrusive, do not
have steep slopes, can be reached by roads and utilities, and which will result
in development which is harmonious with the natural environment.

10.

To provide for high quality residential development and other uses necessary
to support such development.

11.

To allow only development which can be economically serviced by the City
in terms of fire, police and other city services.

12.

To take into account the need for services not provided by the City including
schools, flood control, water supply and sewage treatment.

13.

To provide general guidelines and standards for reviewing any development
which modify the natural environment, including, but not limited to grading,
roads, buildings and landscaping, so as to help ensure that new development
is compatible with the natural setting.

14.

To require that all development will pay for its fair share of on-site and offsite costs in developing and serving development.

15.

To ensure that traffic generated by any development will not overburden
streets used to reach the area.

16.

To require the preparation of a detailed specific plan prior to any hillside
development in areas presently (as of this date July 17, 1989) designated as
Agriculture on the General Plan Land Use Diagram 1.

Description
The goals set forth in Section A. above are intended to provide an overall framework
for the Hillside Area Plan. The Hillside Area Plan will be completed to carry out
these goals. As such, it will address all topics included in the goals statements. For
instance, it will designate the general locations for areas to be left as open space,
areas to be developed and a circulation pattern. Just as the General Plan Land Use
Diagram 1 shows land uses for the flatlands which make-up half the city lying
southwest of Mission Boulevard, the Hillside Area Plan will show land uses for the
half of the city consisting of the hillside areas lying northeast of Mission Boulevard.
The Hillside Area Plan will provide general guidance for the specific plan which
will need to be prepared prior to development of the hillside area. A specific plan
may be prepared in conjunction with the Hillside Area Plan. Thus, the major
policies which will control the specific plan are set forth in the Hillside Area Plan.
The specific plan then, as required by the General Plan, will be an implementing
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tool for carrying out the Hillside Area Plan. The specific plan will not be a part of
the general plan, rather it will be, as stipulated by state law, a separate document
which can provide for a variety of matters including detailed design, special zoning
provisions and provisions for installation and payment for public improvements.
C.

Consistency
If this ordinance is approved, the City shall immediately undertake to revise its
General Plan to remove any inconsistency which may exist between the goals set
forth in "Sections A. and B." above and the existing General Plan text. Such
revisions shall be completed in conjunction with the Hillside Area Plan.

2.

The following are the hillside area policies adopted by the City Council on July 25,
1995:
Policy 1. Land use policy and agricultural preservation
Existing Agricultural land use designations in the Hillside area shall be changed to
designations intended for residential development to the extent that such changes are
consistent with the Hillside Area Plan. Areas in which development is not to occur
shall be retained with Agricultural designations, or redesignated as Open Space.
Policy 2. Open space preservation
Open space shall be preserved in the Hillside Area by requiring developers to
dedicate undeveloped open space areas to a public entity as a condition for project
approval, and by encouraging expansion of East Bay Regional Park District lands.
Each open space area is intended to serve at least one of the following purposes:
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•

To provide usable, contiguous portions of flat or moderately sloping
grasslands with the potential to serve as active and/or passive recreation
areas.

•

To preserve riparian corridors, scrublands, woodlands and rock outcroppings
that provide significant habitat or that can be improved to provide habitat.

•

To preserve cultural resources.

•

To preserve corridors or open space blocks that create an inter-connected
extension of the existing Dry Creek Pioneer Regional Park or of a new
subregional park.

•

To create trail corridors and vista points.
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To provide for landslide protection, wildland fire control or other public
safety needs.

Policy 3. Open space configuration
All open space areas in the Hillside Area shall meet the criteria of one of the
following two categories:
•
Major open space shall have a minimum size of 200 acres or be substantially

•

contiguous with existing East Bay Regional Park District lands. It shall be
contiguous, without "fingers." However, finger-like connections between
adjacent major open space areas shall be encouraged, provided the areas
connected meet the minimum size criteria above and the fingers meet the
criteria of Policy 19 or 32.
Minor open space may be of any size and configuration, provided it is
created to achieve at least one of the purposes cited in Policy 2.

No residual open space which does not meet the above requirements shall be
allowed.

Policy 4. Open space ownership and maintenance responsibility
Open space in the Hillside Area that remains after development shall be dedicated,
donated or in some other manner conveyed to the East Bay Regional Park District
or, if necessary, to the City of Union City.
•
EBRPD cooperation shall be sought in the design of the area's open space.
•

Lands that come under City jurisdiction may be maintained through a special

•

landscaping and lighting district, and there shall be no financial impacts of
open space maintenance on existing residents or businesses of the City not
including the Hillside Area.
Open space maintenance through homeowners associations or individual
landowners shall be discouraged.

Policy 5. Parkland buffering
A buffer without development shall be maintained in areas adjacent to Dry Creek
Pioneer Regional Park and the Hayward portion of Walpert Ridge. The separation
between existing open space and development shall rely on distance and existing
topography for its effectiveness, with a minimum width of 960 feet measured in plan
view.
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Policy 6. Housing type
Residential development in the Hillside Area shall consist of 85 percent up-scale
housing. The remainder shall consist of very-low-income units, low-income units,
and moderate income housing, which shall be scattered throughout the development
areas.
Policy 7. Land use above the Seven Hills neighborhood
Undeveloped lands above the Seven Hills neighborhood that are currently
designated for residential development are shown in Diagram 3. These lands shall
be maintained with their existing residential land use designation, which allows
three to six units per acre, but only where development on these lands would not be
visible from those portions of Union City outlined in Policy 35. Any development
on these lands shall conform to all provisions of the Hillside Combining District.
These lands shall be developed with a secondary emergency access separate from
Appian Way. Visible portions of these lands shall be redesignated for Agriculture
or Open Space.
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Policy 8. Development clustering
Development clusters shall be encouraged in the Hillside Area. Development
clusters shall be surrounded by major open space, and shall be visually
unobtrusive and harmonious with the natural environment.
Policy 9. Land use in flat lands along Mission Boulevard
Undeveloped flat lands in the Hillside Area along Mission Boulevard shall be
retained in agricultural or open space use, or shall be used for recreation.
Policy 10. Provision of a community sports facility
The construction of a community sports facility in the Hillside Area along
Mission Boulevard shall be encouraged.
Policy 11. Retail development
The Hillside Area shall include whatever retail, commercial and ancillary office
development the market requires to support the residences built in the area. A
limited amount of small scale destination retail uses may also be included in the
area, such as restaurants, provided that they are not visible from developed
portions of Union City and respect all policies of the Hillside Area Plan.
Policy 12. Manufacturing, office and research and development facilities
No manufacturing, research and development, or major office facilities shall be
constructed in the Hillside Area.
Policy 13. Aggregate resource development and conservation
Although the City has considered the State designation, lands in the Hillside Area
designated by the State as regionally significant aggregate resources shall not be
mined and shall be treated in accordance with the other policies of the Hillside
Area Plan.
Policy 14. Level of police service provision
Police service in the Hillside Area shall be at full urban levels with patrols and
response times similar to those for existing developed areas of Union City. A
satellite police station shall be constructed, if warranted. All costs of establishing
and maintaining this level of service shall be borne by Hillside Area
development.
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Policy 15. Level of fire protection provision
Fire and paramedic service in the Hillside Area shall be at full urban levels, with
response times similar to those for existing developed areas of Union City, and
with the possible provision of fire stations in the area. The Fire Department shall
also develop a program of wildfire control measures to limit risks of wildfire in
the area, including grass mowing, greenbelts, fire-resistant construction materials,
fire-retardant vegetation and special construction regulations. Adequate
emergency water supply in the area shall also be provided through a redundant
water system, lakes, reservoirs or other water systems. All costs of establishing
and maintaining these levels of service shall be borne by Hillside Area
development.

Policy 16. Level of sewer and water service provision
Development in the Hillside Area shall rely on connection to the Union Sanitary
District and the Alameda County Water District for sewer and water service. The
area may also use well water and/or reclaimed water for irrigation of public
landscaping to conserve treated drinking water.

Policy 17. Level of public school development
Development in the Hillside Area shall include public schools to at least match
the level of educational facilities currently provided in developed portions of
Union City. The City shall take precautions to ensure that school facilities are
provided in the area in a timely manner.

Policy 18. Parks
Development in the Hillside Area shall include at least one completed
neighborhood park, as well as additional neighborhood parks if warranted by the
intensity of development. All Union City parks shall conform to the sizes and
contain the elements described by City regulations. At least one community park
shall be encouraged.
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Policy 19. Provision of a public trail system
The Hillside Area shall include a public trail system to be developed on a
cooperative basis by the developers, the City, the East Bay Regional Park
District, the Bay Ridge Trail Council and other managing agencies. While the
trail system will not dictate the form of development, it shall have the following
attributes:
•
Major trails, including the Bay Area Ridge Trail, along ridgelines or

•

other scenic corridors shall connect Walpert Ridge in Hayward and Dry
Creek Pioneer Park with Niles Canyon, and Walpert Ridge with Mission
Boulevard and Palomares Canyon Road.
Minor trails shall connect development areas with major trails with

•

adequate buffering between trails and private development.
Major trails shall run along ridgelines or other scenic corridors within

•

open space areas.
Major trails shall not run in transmission line corridors.

•

Trail planning shall be an integral part of the planning process.

Policy 20. Provision of vista points
Hillside Area development shall include a network of vista points that afford a
view of the Bay Area and the East Bay Hills. Vista points may be accessible by
car, foot or both.

Policy 21. Extent to which development will offset the costs of municipal
facility construction
Development in the Hillside Area shall provide all municipal facilities that it
requires, but shall not be required to pay for those portions of improvements that
benefit development outside the Area.

Policy 22. Extent to which development will offset the costs of municipal
facility construction and operation
Development in the Hillside Area shall pay for all on-going municipal services
that it requires through taxes, assessments, developers' in-kind contributions or
other fees. As part of the Specific Plan process, a study shall be required to show
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that the costs of municipal services required by the development will be offset by
the revenues that development generates for a period of time that is acceptable
for economic analysis purposes. The study shall include secondary costs and
revenues such as increased City road maintenance on existing City streets and
sales taxes paid by new residents.
Policy 23. Extent to which development will provide infrastructure on-site
Development in the Hillside Area shall pay for all necessary on-site infrastructure
and provide it in a timely manner so that adequate facilities are available to new
residents when they move in.
Policy 24. Extent to which development will provide infrastructure off-site
Development in the Hillside Area shall pay the incremental cost of expansion of
off-site infrastructure which is necessitated by the development. All such
infrastructure shall be provided so that it is available when new residents move
in.
Policy 25. Geotechnical review for proposed development
Any Specific Plan for development proposed in the Hillside Area shall include a
"Geotechnical Quality Plan" which identifies hazard zones and proposes specific
performance criteria and geotechnical safety measures.
Policy 26. Standards for seismic safety
The "Geotechnical Quality Plan" prepared for Hillside Area development shall
include special seismic safety measures for construction, such as the Applied
Technology Council (ATC) standards.
Policy 27. Mission/Chabot fault zone
The "Geotechnical Quality Plan" prepared for Hillside Area development shall
include a "third-party review" of known data regarding the Mission/Chabot Fault
to determine if it is a special seismic hazard, and what, if any, special precautions
it requires.
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Policy 28. Levels of off-site runoff attenuation
Hillside Area development shall not increase calculated off-site peak flood flows
above predevelopment levels unless they can be accommodated safely with
improvements to off-site flood control facilities.
Policy 29. Methods of flood, erosion and sedimentation control
Development in the Hillside Area shall rely primarily on naturalistic flood and
erosion control facilities and sensitive modifications to the natural environment,
including storage within drainage utilities, detention/retention ponds of varying
sizes designed to serve as aesthetic or biotic resources, large landscaped areas,
biotechnical slope protection and minor changes in stream channels. Major creek
reconfigurations and open concrete channels shall be used only as a last resort.
Policy 30. Level of preservation of on-site natural ecological systems
Development areas in the Hillside Area shall generally be limited to annual
grasslands. Development may occur in small areas of riparian corridors, rock
outcroppings, scrubland and oak woodlands only if absolutely necessary to meet
planning or circulation criteria, and only if all impacts in these areas can be
mitigated.
Policy 31. Level of protection for sensitive species
Habitat known to be used by any federally- or State-identified endangered or
threatened species, or other sensitive species, shall be preserved in the Hillside
Area in accordance with the rules and regulations of the U.S. Fish and Wildlife
Service and the California Department of Fish and Game. In identifying sensitive
habitats, federal and State agencies shall be consulted early in the process.
Policy 32. Habitat corridors
Areas in the Hillside Area that serve as habitat shall be identified in the Specific
Plan and shall be connected by undeveloped, natural corridors of a width
appropriate to the species in question. These corridors shall not have any trails or
facilities that would encourage human intervention in them.
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Policy 33. Wetland preservation
Development in the Hillside Area shall avoid impacts to wetland areas including
stream beds, ponds and springs as much as possible, and mitigate those impacts
which are unavoidable.
Policy 34. Tree preservation requirements
The City's Tree Preservation Ordinance shall be enforced in the Hillside Area,
and the City shall discourage the removal of trees as a general policy. An
appropriate formula for replacement of trees shall be provided for all trees
removed.
Policy 35. Allowable visibility of new development
New development in the Hillside Area shall be limited to areas that are not
visible from any residentially developed portion of Union City. Existing
development areas are exempt from this policy since they are already generally
built-out.
Policy 36. Ridgeline preservation
Hillside Area development may occur on ridgelines if consistent with Policy 35,
but development areas must be designed to follow the contours of the ridge.
Policy 37. Allowed grading
Grading for Hillside Area development shall be limited. In most cases, buildings
shall have stepped foundations with minimal grading interventions that follow
the existing terrain, and the general outline of natural landforms in the area shall
be retained under all circumstances.
Policy 38. Level of preservation of the natural appearance of the Hillside Area
Significant natural features in the Hillside Area such as significant rock
outcroppings and specimen trees shall be preserved as part of any development.
Significant rock outcroppings are areas of rock coverage greater than 2,500
square feet, or where individual rocks are exposed more than four feet above the
ground. Specimen trees are trees growing in groups of no more than four, with
an individual trunk circumference of 75 inches at four feet height.
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Policy 39. Archaeological, historical and other cultural resources
Development occurring on any cultural resource site shall include measures to
record the nature and location of the resources and to preserve them in place
wherever possible. If absolutely necessary, resources may be relocated to a
central location in the area for public education.
Policy 40. Preservation of the Masonic Home's surroundings
No development may occur on the flat lands immediately in front of the Masonic
Home, or on the hill slopes behind the home where this development would have
an impact on the visual setting of the home itself.
Policy 41. Preservation of the Meyers home and grounds
The City shall actively pursue acquisition of the Meyers home and grounds for
preservation and use as a community facility, to the extent that such acquisition
could be cooperatively arranged with the property owners.
Policy 42. Provision of adequate public and emergency access
Development in the Hillside Area shall include at least two public access routes,
and at least one emergency access route from Palomares Road. Public access
routes shall be as widely spaced as possible, and there shall be interconnections
between roads to ensure multiple emergency access routes.
Policy 43. Construction of bridges across ravines
Access into the Hillside Area without major bridges is preferred. Construction of
bridges across major ravines shall be prohibited.
Policy 44. Level of service to be maintained in the Hillside Area
All arterial and collector roadways in the Hillside Area, and intersections with
them, shall be designed to operate at levels of service typical of adequately served
urbanized areas.
Policy 45. Level of service to be maintained in Union City or the region with
consideration of Hillside Area development
Hillside Area development shall include mitigation measures to contribute to the
preservation and enhancement of existing roadway and intersection levels of
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service in Union City, Fremont and Hayward. Development shall pay for any
off-site roadway improvements that are necessitated by the development, and
shall also contribute to the construction of new transportation facilities that will
provide improved access to the area.
Policy 46. Public transit
Existing City policy that 90 percent of dwellings in residential areas above the
density of three units per acre shall be within one-quarter mile of transit shall be
applied in the Hillside Area. Transit service shall also be provided to less dense
neighborhoods and open space areas if deemed feasible and appropriate by Union
City Transit and approved by the City Council.
Policy 47. Urban design measures which would help to reduce vehicular trips
and emissions
Development in the Hillside Area shall include pedestrian and bicycle networks
to directly connect residential neighborhoods to shops, schools and other public
facilities. Design measures to encourage use of public transit shall also be
included.
Policy 48. Traffic demand strategies to help reduce vehicular trips and emissions
Programs providing transit and ridesharing coordination shall be applied to the
Hillside Area.
Policy 49. Siting and Design for Conservation
All Hillside Area homes should be sited and designed to conserve energy and
natural resources through measures such as solar orientation, insulation, energyefficient appliances, water conserving plumbing and drought-tolerant
landscaping.
Policy 50. Application of Policies to Reorganized Areas
The policies of the Hillside Area Plan and the requirement for Specific Plan
preparation prior to development shall apply to all lands that are reorganized.
Policy 51. Scope of the Specific Plan
Prior to any development in areas designated Agriculture as of July 17, 1989, a
specific plan shall be prepared for the entire Hillside area including Fremont.
The Specific Plan shall implement the Hillside Area Plan and shall establish, at a
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minimum, the precise location of development, agricultural and open space areas,
development densities and other standards for land use development, agricultural
activities, open space and cultural resource preservation and habitat protection,
the location, sizing and timing of all necessary infrastructure and public facility
improvements, and a financing program which assures the installation of capital
improvements and provision of ongoing services.
Policy 52. Overall Development Density
The overall residential density for development in the Hillside Area, excluding
areas designated residential at the time of the adoption of Measure B, shall be no
greater than 3 units per acre in developable areas.
Policy 53. Extent of Development
Development shall be restricted to the identified development areas located
between Mission Boulevard and the area known as the Peavine as shown on
Diagram 4.
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